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PLANNING AND ZONING AGENDA 
08/10/2015 

 
 
 THE PRICE CITY PLANNING AND ZONING COMMISSION WILL HOLD THEIR REGULARLY 

SCHEDULED MEETING ON THE ABOVE DATE AT 6:00 PM IN THE PRICE CITY HALL COUNCIL 
CHAMBERS (ROOM 104).  THE PLANNING AND ZONING COMMISSION CHAIRMAN RESERVES 
THE RIGHT TO MODIFY THE SEQUENCE OF AGENDA ITEMS IN ORDER TO FACILITATE 
SPECIAL NEEDS. 

 

a.  GENERAL PLAN.  Review of updates recommended for Chapter 1 of the 
Price City General Plan. 

a.  NEW MOTOR VEHICLE DEALERSHIP DEVELOPMENT.  Consideration 
and possible approval for Concept Approval Only of a motor vehicle dealership 
with service located at approximately 900 W Westwood Blvd within the 
Commercial 1 zoning district, Auto Farm U Ford DBA Price Ford, Mr. Gust 
Kalatzes. 
b.  MOTOR VEHICLE SALES.  Consideration and possible approval of a motor 
vehicle sales land use located at 441 East 100 North within the Commercial 1 
zoning district, Angel Auto Mart, Kevin Norried. 
c.  AUTOMOTIVE REPAIR AND SERVICE.  Consideration and possible 
approval of a Conditional Use Permit for an automotive repair and service 
facility located at 294 S Carbon Avenue within the C-1 zoning district called 
K&S Custom Automotive, Melvin S. Parrish. 

 
 
 

1. PLEDGE OF ALLEGIANCE 
2. ROLL CALL 
3. MINUTES OF June 22, 2015. 
4. PUBLIC COMMENT ON AGENDA ITEMS 
5. GENERAL BUSINESS 

6. CONDITIONAL USE PERMIT 

7. UNFINISHED BUSINESS 



“DRAFT” 
 

PRICE CITY PLANNING AND ZONING MEETING 
MINUTES OF JUNE 22, 2015 

 
PRESENT: Commissioners:     

Dale Evans    Nick Tatton, Community Director 
Jan Young    Sherrie Gordon, City Recorder        
Nancy Bentley 
Robert Oliver 
Nancy Beacco 
Frankie Sacco 
Richard Root 

                                                         
OTHERS PRESENT:  Wayne Clausing and Kevin Provance 

 
1. Chairman Oliver called the meeting to order at 6:00 P.M.  He led the Pledge of Allegiance. 
 
2. Roll was called with the above Commissioners and staff present.     
 
3. MINUTES OF May 26, 2015 –  

MOTION.  Commissioner Young moved to approve the minutes of May 26, 2015 as presented.  Motion seconded by 
Commissioner Bentley and carried. 

 
4. PUBLIC COMMENT ON AGENDA ITEMS – No public comment was received. 
 
5. GENERAL BUSINESS – The Commission held a short discussion regarding Chapter 8 of the Price City General 

Plan, Public Facilities and Services. 
 
 Nick Tatton stated that he will meet with Mr. Mike Bryant from the SEUALG and incorporate the suggested General 

Plan amendments into a draft update of the plan and schedule a review with the Planning Commission.  The drafts 
General Plan update and continued review is expected to be completed over the next couple of months. 

 
  Wayne Clausing, attending the meeting in the audience as an interested citizen and City Council liaison, stated he 

would like some concentration on the south-end of Price in regard to the parks, amenities and to future parks for 
underserved areas of Price included in the General Plan update discussion.    

 
6. CONDITIONAL USE PERMIT -  

a.  ELECTRIC VEHICLE CHARGING STATION.  Consideration and possible approval of a conditional use permit 
for an electric vehicle charging station located at 923 W. Westwood Blvd. (in the parking lot of the Holiday Inn 
Express), within the Commercial 1 zoning district, Tesla Motors. 
 
A Conditional Use Permit (CUP) application was submitted by Kevin Provance, Planning Manager for Tesla Motors, 
for development of an electric vehicle charging station, specific to Tesla vehicles.  General land use evaluation criteria 
is listed in Section 11.1 of  the Price City Land Use Management and Development Code (Code), specific land use 
evaluation criterial and the land use checklist are listed in Section 11.1.m of the Code.  The land use, Electric vehicle 
group and individual charging stations and CNG vehicle filling stations, is conditional and listed in Section 11.6.15.5 
of the Code. 
 
Mr. Provance addressed the Commission.  He stated that Tesla Motors was unable to work out terms and conditions 
with the landlord for a prior site under consideration by Tesla Motors and for which a Conditional Use Permit was 
approved in March by Price City.  Tesla Motors arranged a new location adjacent to the Holiday Inn Express.  He 
stated everything is flowing well and there are plenty of parking spaces to create the station.  He reviewed the site plan 
with the Commission.  The station will be located on the east side of the Holiday Inn Express.  Tesla Motors is 
keeping the same standard that was previously presented to the Commission.  They have added additional area lights 
to further enhance security.   It will take approximately six-seven weeks to install the station and hope to be up and 
running by the end of July 2015.  Mr. Provance also indicated that as the Tesla Motors technology becomes licensed 
to other car manufactures that other vehicle brands may also be using the supercharger station as well. 
 
Chairman Oliver read aloud the following conditions of approval: 
  

• Allow Price City and Price City contractor, if any, perpetual access to electrical equipment for maintenance of the public electrical 
infrastructure finding that access is required to maintain the public electric system to mitigate outages. 



 
• Acknowledge that no Price City service or maintenance on any Tesla owned equipment finding that private electric service 

equipment is not the responsibility of Price City to maintain. 
• Submission of written confirmation from the private property owner indicating authorization and authority for placement of Tesla 

equipment on private property finding that private property rights are protected. 
o Permit shall be subject to the perpetual existence of an agreement between Tesla and the property owner for location of 

the land use on the property. 
• No enforcement of parking restrictions, if any, by Price City on private property owned, occupied or used for electric vehicle 

charging by Tesla or impacting landlord property finding that private property parking and vehicle restrictions are the responsibility 
of the private property owner(s) those authorized to use the property. 

• Pedestrian lighting to be LED fixtures finding that LED fixtures are energy efficient and reduce overall community electrical load 
and costs. 

• Wood fencing on Tesla equipment to be regularly maintained and treated to mitigate any potential condition that may place the 
wood in violation of the Price City Property Maintenance Code. 

• Informational sign to be placed on fencing or equipment indicating emergency and/or service contact information finding that local 
service and maintenance may not be available to mitigate service, vandalism, graffiti, etc. issues. 

o Optional submission of evidence of local service and maintenance provider to mitigate service, vandalism, graffiti, etc. 
issues. 

• Placement of at least one garbage can adjacent to charging station and regular service for garbage can to accommodate charging 
station users finding that proper collection and disposal of garbage, rubbish and debris mitigates scatter and is consistent with the 
Price City General Plan. 

o Optional submission of evidence of authorization to use adjacent garbage facilities finding that proper collection and 
disposal of garbage, rubbish and debris mitigates scatter and is consistent with the Price City General Plan. 

• Price City electrical distribution system upgraded to accommodate Tesla electrical loads and system impact, at Tesla expense, 
consistent with approved engineering design by Price City and Price City’s contractor, Rocky Mountain Power, finding that 
electrical system upgrade is necessary to serve the electrical load and mitigate any electrical service impact to other system users 
connected to the system. 

• Procurement of a Price City building permit and all construction and development completed under the auspices of the building 
permit finding that construction and development that is properly permitted and inspected protects the health, safety and welfare of 
the community. 

• Development consistent with requirements for development situated at an elevation below the canal including the equipment must 
be positioned and protected from storm water flooding and any potential canal breech or overtopping finding that flood protection 
mitigates damage in flood situations. 

• No conditions at the site or structures that violate the Price City Property Maintenance Code finding that properly maintained 
property and structures protect area property values and the location is on a main community entrance. 

 
Mr. Provance, representing Tesla Motors, confirmed he is aware of the conditions of approval, understands the 
conditions of approval and intends to comply with the conditions of approval.    
 
The Planning Commission acknowledged that the applicant is aware of the conditions of approval, understands the 
conditions of approval and intend to comply with the conditions of approval. 
 
MOTION.  Commissioner Sacco moved to recommend the Price City Council provide final approval for the 
Conditional Use Permit for Tesla Motors as applied for and with the conditions indicated.  Seconded by 
Commissioner Beacco and carried. 

 
7. UNFINISHED BUSINESS – No unfinished business discussed. 
 
Meeting adjourned at 6:25 p.m. pursuant to a motion by Commissioner  Evans.  Motion seconded by Commissioner Root and 
carried. 
 
 
APPROVED: _______________________________   ATTEST: _____________________________ 
                       Chairman, Robert Oliver                                      City Recorder, Sherrie Gordon 
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1.1.1.1.1.1.1.1. PLAN INTRODUCTIONPLAN INTRODUCTIONPLAN INTRODUCTIONPLAN INTRODUCTION   
 The Price City General Plan, referred to herein as the "Plan," is the official statement 
of both short and long-range goals and strategies to guide growth and development within 
the City. The Plan focuses on improving the physical environment of the City as well as the 
quality of life of the citizens.  It is intended to be an effective working tool employed by the 
City in making community decisions and achieving planning goals.   
        
Plan UpdatePlan UpdatePlan UpdatePlan Update        
 The process to establish the Price City General Plan began in September 2003.  The 
City’s General Plan prior to that time had not been officially adopted or updated for several 
years.  The task set forth was to, in essence, start from scratch and create a new plan, 
which could serve as a foundational plan for the community into future years.  Updates 
occurred in 2005, 2008, and 2013. This update, begun in January 2015, is an extension of 
the plan that has made the foundation for community planning. 
 
 A General Plan Advisory Committee was created with each update to work with the 
planning consultants, the Price City Planning and Zoning Commission and the Price City 
staff. The committee was made up of various members of the community, as well as 
representatives from City staff, the Planning Commission and the City Council.  In the 
scope of several meetings, the committee was charged with the responsibility to provide 
feedback and direction for the establishment of the elements and goals for this updated 
General Plan. Meeting with a group of community stakeholders, the committee participated 
in visioning and planning exercises. 

 
 Community information has been gathered in the following areas:  1) Vision for the 
Future, 2) Quality of Life, 3) Growth in the Community, 4) Economic Development, 5) 

 

 

 
KEY 

POINTS 
 

  
Ø Motto and Mission 
Ø Plan Implementation 
Ø Amendment Procedures 
Ø History of Price 
Ø Demographics 
Ø General Goals  
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Downtown Revitalization, 6) Roadways/Transportation, 7) Parks and Recreation, and 8) 
Comments.     
 Key issues identified by the Advisory Committee for the most recent update process 
include the need for:   
1. Promoting economic diversity and job opportunities, 
2. Parks, trails and recreation planning and improvements, 
3. Improved residential areas and infrastructure improvements throughout the City, 
4. A focus on the revitalization and beautification of the downtown area and facilities, and 
5. Continued emphasis on a city which is a good, friendly, and safe place for children 
and families.  
 
See Appendix D for a list of a list of prioritized issues identified. 
 
Following review and revisions, public hearings before both the Planning Commission and 
City Council were held.  The Plan, as presented here, was updated and approved by the 
Price City Council on __________________. 
   
        
1.21.21.21.2.  .  .  .   MOTTO, MISSION AND VIMOTTO, MISSION AND VIMOTTO, MISSION AND VIMOTTO, MISSION AND VISSSSONONONON 
 Listed below are the Motto, Mission Statement and Vision 
Statement of the Price City General Plan as developed and 
recommended by the General Plan Advisory Committee.   
 
 The Motto serves as a slogan to paint a picture or 
send a message in relation to the character of the 
community. The Mission Statement represents the overriding 
purpose of what the City is and does. The Vision Statement 
reflects the shared image of what people want the city to 
become – at some point in the future.  It is the big picture to 
guide decisions.  
  
MottoMottoMottoMotto                                
“Price, the Heart of Utah’s Castle Country” * 
    
Mission StatementMission StatementMission StatementMission Statement    
“The mission of Price City is to protect and promote the welfare of all citizens by ensuring 
exceptional service and leadership through communication, cooperation and creativity.” 
 
Vision StatementVision StatementVision StatementVision Statement    
“Price will be a clean, friendly community that retains its safe, small-town feel and  
charm. The citizens envision a city that is progressive, unified, rich in heritage and ethnic 
diversity, with economic security and responsive government, quality education, healthy 
environment and good medical facilities.” 
 
* See also the motto to be used for economic development purposes on page 4-3. 
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1.31.31.31.3.  .  .  .    PLAN PLAN PLAN PLAN IMPLEMENTATIONIMPLEMENTATIONIMPLEMENTATIONIMPLEMENTATION 
 Implementation of the Plan comes through working documents, such as the zoning 
and subdivision ordinances, capital improvement programs, City budgets, and other 
ordinances, resolutions and studies thought appropriate by the City Council. 
 

    
1.41.41.41.4.  .  .  .    AMENDMENTSAMENDMENTSAMENDMENTSAMENDMENTS 
 To preserve the integrity of the Plan and to insure that it reflects the changing needs 
of residents, it is City policy that: 

• The Plan shall receive a comprehensive review at least once every five years to 
keep the policies and programs consistent with changing trends and conditions.   

• All re-zones, improvement programs, and ordinance changes concerning 
development shall be in harmony with the adopted Plan. 

 
The public may request amendments to the Plan.  The City Council will hold a public 

hearing to consider the public's requests.  The applicant must show that any amendment of 
the Plan is in the best interest of the City, promotes the general welfare of the community, 
and does not decrease the quality of life for the citizens of Price.  Price City will not open 
the Plan to amendments if none are proposed by the public or City officials prior to any 
official updates or revision processes.    
    
    
1.51.51.51.5. . . .             HISTORY OF PRICEHISTORY OF PRICEHISTORY OF PRICEHISTORY OF PRICE    
 Price, the county seat of Carbon County, is the 
largest city in the county and is located in the Price 
River Valley of the Colorado Plateau region of Utah. It 
is believed that Price was named after LDS Bishop 
William Price of Goshen, Utah, who explored the 
region in 1869. The area was originally a part of 
Sanpete County, and then was included in Emery 
County when it was created in 1880. Price was 
organized on 14 July 1892 while it was still a part of 
Emery County.  Price City was officially incorporated 
on April 1, 1911. 

 Caleb Baldwin Rhoades and Abraham Powell, 
trappers from Salem, Utah, were the first recorded settlers in the Price River Valley. They 
arrived in October 1877 and built a cabin in the northwest corner of what is now Price. The 
two returned to Salem when the trapping season was over. Their talk aroused interest in the 
area among their friends and families, and they soon convinced a group to join them in 
relocating in the Price River Valley. However, Abraham Powell never returned to Price as 
he was killed by a bear on 7 December 1878 while hunting in the Nebo Mountains.  
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Price Courthouse, ca. 1910 

 On 21 January 1879 Caleb Rhoades returned to the valley with two brothers, 
Frederick Empire Grames and Charles W. Grames. The men helped each other build 
homes for their families. Later that year, they were joined by their families and others, most 
coming from Utah County.  
 
 These early pioneers of Price experienced much hardship. Food was in short supply, 
and crops were difficult to grow because of a lack of irrigation water. Water had to be 
carried from the river in barrels and tanks. An irrigation ditch to carry water to the fields was 
of utmost importance. Construction of two ditches began in February 1879 when Caleb 
Rhoades and Frederick Grames began the project. A 
community effort eventually finished the two ditches, but it 
wasn't until the Price Water Company Canal was finished in 
1888 that the irrigation problem was solved. The canal is still 
in use today.  

The character of Price changed dramatically with the 
completion of the railroad in 1883. Price was quickly 
transformed from an isolated farming community to the 
commercial hub of Castle Valley. The railroad was directly 
responsible for Price becoming the retail, political, 
educational, and cultural center of the area. The railroad also 
opened up the nearby coal mines, which brought thousands 
of foreign-born, non-Mormon immigrants to work the mines. 
Originally these miners lived in the coal camps near the 
mines, but Price gradually assimilated many of them, 
reflecting the ethnic diversity of the county and becoming a 
cultural hub as well. These immigrants came from many 
countries, but the majority were Greek, Italian, Austrian, and 
Japanese. This diversified population has remained today, 
making Price one of Utah's most culturally complex and 
varied communities.  

Price has a variety of stores and businesses, as well as many parks, recreational 
facilities, schools, and a full-service hospital. Price is also the home of the Utah State 
University-Eastern, a local university and community college.  Past expansion and future 
plans for CEU's Prehistoric Museum have made it one of the best of its kind in the world.  

 The economy of Price is very much tied to the coal industry, and therefore has been 
through many up and down cycles; but Price remains today the commercial, governmental, 
financial and cultural center of Castle Valley.  Price has always been and continues to be 
unique among Utah towns.  (Source: Jane Lyman Johnson, Utah History Encyclopedia) 
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1.6.  1.6.  1.6.  1.6.   DEMOGRAPHICSDEMOGRAPHICSDEMOGRAPHICSDEMOGRAPHICS 
The most recent demographic data for Price in various categories is found in the results of 
the Census 2010 by the U.S. Census Bureau (see Exhibit 1 below).  Population increased 
between the 2000 and 2010 Census reports by 3.7%, from 8,402 to 8,715, which nearly 
matches the population in 1990.  Community growth through the year 2030 has been 
projected at 0.7% per year by the Utah State Governor’s Office of Planning and Budget.  At 
this rate, the projected population of Price in the year 2030 will be 11,481. 

    
EXHIBIT 1EXHIBIT 1EXHIBIT 1EXHIBIT 1.  PRICE DEMOGRAPHICS.  PRICE DEMOGRAPHICS.  PRICE DEMOGRAPHICS.  PRICE DEMOGRAPHICS     
Source: U.S.Source: U.S.Source: U.S.Source: U.S.    Census Bureau, Census 201Census Bureau, Census 201Census Bureau, Census 201Census Bureau, Census 2010000    
Population andPopulation andPopulation andPopulation and    DensityDensityDensityDensity     Class of WorkerClass of WorkerClass of WorkerClass of Worker  
Total Population 8,715 Private wage and salary workers 71.5% 
Total land area in square miles 5.0 Government workers 21.7% 
Density per square mile 1,733.8 Self-employed (not incorporated) 6.7% 
Sex and AgeSex and AgeSex and AgeSex and Age     Employment by IndustEmployment by IndustEmployment by IndustEmployment by Industryryryry     
Male 48.6% Agriculture, forestry, fishing and    

 hunting, and mining 
 
7.8% Female 51.4% 

Median Age 31.8 Construction 6.7% 
RaceRaceRaceRace     Manufacturing 3.2% 
White 82.4% Wholesale trade 2.4% 
Hispanic or Latino 13.6% Retail trade 15.9% 
American Indian 1.0% Transportation and warehousing, 

 and utilities 
3.5% 

Other 3.0% 
Households Households Households Households      Information 5.4% 
Total households 3,227 Finance, insurance, real estate, 

 and rental and leasing 
 
5.3% Average household size 2.53 

Average family size 3.11 Professional, scientific, manage-
 ment, administrative, waste mgmt 

 
8.4% School EnrollmentSchool EnrollmentSchool EnrollmentSchool Enrollment     

Kindergarten through High School 1,565 Educational, health, social services 24.6% 
College or graduate school 1,182 Arts, entertainment, recreation, 

 accommodation, food services 
 
3.9% Educational AttainmentEducational AttainmentEducational AttainmentEducational Attainment     

High school  graduate or higher 87.5% Public administration 7.1% 
Bachelors degree or higher 15.4% Other services 5.8% 
Marital Status (15 yrs +)Marital Status (15 yrs +)Marital Status (15 yrs +)Marital Status (15 yrs +)     Commuting to WorkCommuting to WorkCommuting to WorkCommuting to Work     
Now married, except separated 54.6% Mean time to work in minutes 15.1 
Never married 31.9% IncomeIncomeIncomeIncome     
Nativity and Place of BirthNativity and Place of BirthNativity and Place of BirthNativity and Place of Birth     Median household income $38,194 
Native U.S. 95.2% Median family income $47,543 
Born in Utah 70.6% Per capita income $17,773 
Foreign born 2.0% Poverty StatusPoverty StatusPoverty StatusPoverty Status     
Language SpokLanguage SpokLanguage SpokLanguage Spoken at Homeen at Homeen at Homeen at Home     Individuals below poverty level 15.7% 
English only 90.8% Families below poverty level 13.1% 
Spanish 5.3% Housing CharacteristicsHousing CharacteristicsHousing CharacteristicsHousing Characteristics     
Top 5 Ancestries ReportedTop 5 Ancestries ReportedTop 5 Ancestries ReportedTop 5 Ancestries Reported     Total housing units 3,282 
English 26.4% Owner occupied housing units 2,979 
German 16.9% Single-family units 75.2% 
Irish  9.2% Built prior to 1970 45.3% 
Italian 8.6% Median number of rooms 5.8 
Danish 6.5% Moved into unit since 2000 58.9% 
Employment Status (16 yrs+)Employment Status (16 yrs+)Employment Status (16 yrs+)Employment Status (16 yrs+)     2 or more vehicles 62.3% 
Labor Force 6,299 Median housing value $116,500 
Unemployed 7.9% Median monthly mortgage  $1,071 
Females employed 50% Median monthly rent $564 
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CHAPTER 1 CHAPTER 1 CHAPTER 1 CHAPTER 1 ----    GENERAL GOALS GENERAL GOALS GENERAL GOALS GENERAL GOALS     

GoalsGoalsGoalsGoals StrategiesStrategiesStrategiesStrategies ActionsActionsActionsActions TimingTimingTimingTiming AgencyAgencyAgencyAgency 

1.   1.   1.   1.   Establish programs Establish programs Establish programs Establish programs 
and land uses that and land uses that and land uses that and land uses that 
promotepromotepromotepromote    quality livquality livquality livquality living, ing, ing, ing, 
employmentemploymentemploymentemployment    and and and and 
recreation recreation recreation recreation opportunities opportunities opportunities opportunities 
for for for for thethethethe    citizenscitizenscitizenscitizens    of Price.of Price.of Price.of Price.    

A.  Foster a diversity and 
flexibility in land use planning 
that is responsive to the 
economic market, and sensitive 
to the residential needs of all 
citizens. 

i.  Perform ongoing, in depth 
studies of current and future 
economic needs. 

Ongoing   City Council; 
Community 
Services 

ii.  Keep informed of the 
needs of citizens through 
ongoing community meetings 
and surveys. 

Ongoing   Community 
Services 

iii.  Streamline as much as 
possible all Price City 
permitting and licensing 
process for ease of use by 
residents and businesses 

2 Years Community 
Development, 
Public Works, 
Building, City 
Council 

B.  Encourage the attraction, 
retention and development of 
diversity in business and 
industry that gives Price 
economic vitality. 

i.  Work closely with county, 
regional and state agencies 
in economic development. 

Ongoing   City Council, 
Community 
Services 

ii.  Work closely with existing 
businesses to keep them in 
Price and help them grow 
and prosper here. 

Ongoing City Council, 
Community 
Services 

C.  Support development that is 
sensitive to the individual needs 
of both residential and 
commercial uses and maintains 
appropriate buffers between 
diverse land uses. 

i.  Update and review city 
ordinances and the Land 
Development Code on a 
regular basis. 

Ongoing City Council, 
Community 
Services, 
Planning 
Comm. 

ii.  Require strict adherence 
to development guidelines in 
the Land Development Code. 

Ongoing City Council, 
Community 
Services, 
Planning 
Commission 

iii.  Require as much as 
possible new development to 
minimize and mitigate 
negative impacts to the 
existing community, utilities 
and infrastructure. 

Ongoing City Council 
Community 
Services, 
Planning 
Commission 

D.  Advocate a compatible 
mixture of residential uses 
throughout the city. 

i.  Approve site/development 
plans in accordance with 
General Plan land use and 
housing goals. 

Ongoing City Council, 
Planning 
Commission 

E.  Provide and maintain 
appropriate levels of community 
services. 

i.  Review the financial 
feasibility and appropriate-
ness of all identified projects 
and programs. 

Annually City Council 
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ii.  Hold regular training for 
elected officials and staff 
relative to land use planning 
and other municipal 
activities. 

Annually City Council, 
Planning 
Commission, 
City Staff 

iii.  Complete and distribute a 
study that details the amount 
of non-taxable property 
within Price City and the 
foregone revenue that may 
have contributed to provision 
of services.  (PILOT Study) 

1 Year Community 
Development, 
Planning 
Commission, 
City Council. 
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DATE: JULY 28TH, 2015

TO: PRICE CITY PLANNING & ZONING COMMISSION

FROM: NICK TATTON, PRICE CITY

RE: AUTO FARM-PRICE AUTO GROUP: NEW AUTO DEALERSHIP

Please find attached a Conditional Use Permit (CUP) application for concept approval only for a
new automobile dealership submitted by Gust Kalatzes, Auto Farm, Price Auto Group. Concept
approval indicates that the Planning Commission is favorable to the type of land use in the
location indicated and that the requested land use may be permitted in the location. Vesting rests
with the preliminary or final approval stage. Also attached is a copy of the notes from a pre-
application meeting held with the developers.

The location is situated on the southwest corner of the intersection of Highway 6 and Westwood
Blvd. within the Commercial 1 (C-1) zoning district. An actual site address has not been
established as of this writing. The general land use evaluation criteria is listed in Section 11.1 of
the Price City Land Use Management and Development Code (Code), the specific land use
evaluation criteria/land use checklist is in Section 11.1.m of the Code. The land use(s) are: (1)
Motor Vehicle Dealers, Code Section 11.3.4.35: Permitted Use; Automobile repair and services,
Code Section 11.3.5.6: Conditional Use.

A small travel and visitor center that provides area information may also be included in the
development, that land use is considered a Public Information Center, Code Section 11.3.10.5.7:
Conditional Use. The development of the site is a conditional use based on Section 11.3.11 of
the Code.

It is the recommendation of staff that the development be discussed with the applicant to include
the following list of development items to be finalized for preliminary or final approval and then
concept approval provided:

 Discuss the revised UDOT no access Right-of-Way line. A letter from UDOT concurring
to the amended line location and Price City jurisdiction to provide an easement should be
required.

 Completion, approval and recording of an easement for use of the land between the
UDOT line and the edge of the road.

o Consideration should be given to a condition of approval of such an easement that
the property within the easement area is provided via a compensated lease, a

185 EAST MAIN • P.O. BOX 893 • PRICE, UT 84501
PHONE (435) 637-5010 • FAX (435) 637-2905

www.pricecityutah.com

Price City Planning & Zoning Commission
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ROBERT OLIVER, CHAIR

FRANKIE SACCO, VICE CHAIR

JUDY BEACCO

DALE EVANS

NANCY BENTLEY

RICHARD ROOT

JAN YOUNG

ALTERNATE: ERROLL hOLT



Payment in Lieu of Tax (PILT) paid to Price City or other compensation for use
of the property to Price City since property tax will not be collected on the public
area.

 Completion of a land assembly plat to combine multiple parcels of land into one
development parcel.

 Curb, gutter, sidewalk, asphalt restorations and parking strip installation along the
frontage of the development. This discussion should include a discussion of paint
striping plans including ‘red zones’ for restricted parking, as needed, and pedestrian
crosswalk locations.

 Completion of a qualified geotechnical report and submission to the Price City Engineer
for concurrence.

o Potential for advance approval on site clearing and grubbing work to begin,
including placement of fill dirt and excavation work. To be completed in
concurrence with the geotechnical report and direction from the Price City
Engineer.

 Completion of a storm water management plan, including on-site detention and release,
and submission to the Price City Engineer for concurrence.

o Submission of an elevation certificate indicating that the elevation of the
development is not within the 100 year flood plain.

o To include the ‘ditch’ issue and potential flood and storm water management
resulting from the flood gate, spill, breech or overtopping of the canal.

o Notification of the canal company, formally and in writing, of the development
consistent with Section 3.3.2.2 of the Code. While the development is over 100
feet from the canal and not required by State Statute, it is recommended that the
notification be completed.

 Treatment and development of the ‘ditch’ for irrigation and storm water management that
runs along the Westwood Blvd. frontage of the development site. This discussion should
include comments regarding the long-term maintenance of the ditch and if the ditch will
be open or piped.

 Completion of a private utility agreement with Price City Public Works relative to the
water system within the development boundaries.

 Completion of a public infrastructure development agreement with Price City Public
Works and submission of the necessary financial surety.

 Potential for advance approval on site clearing and grubbing work to begin, including
placement of soil and excavation work.

 Site Plan Elements:
o Street lighting installations, LED fixtures. Installed to city standards with photo

cells.
o Parking lot lighting, LED fixtures. All light to stay on subject property.
o Site access ingress/egress width.
o Fencing types, heights, etc. on south frontages.
o Minimum 5% landscaping requirement.
o Minimum parking spaces for employees, customers and potential visitors to the

conceptual travel and visitor center.
 Completion of an environmental review of the site consistent with Section 3.3.2.3 of the

Code.
 Sign plan to be submitted to Price City Planning Department for sign review and possible

approval prior to installation of any signage. May be submitted as part of this process or
separately.



 Letters from each utility provider indicating ability and capacity to serve the
development.

o Price City: water, sewer, electric.
o Questar: natural gas.
o Emery Telcom: telephone and internet
o Provision of an electrical load sheet for the development to the Price City Electric

Department and coordination of necessary electric utility system connection
requirements.

o Indication of utility connection locations and sizes for all utilities, including
payment of all connection fees.

 Installation of a grease trap and sampling manhole on site to protect the sewer system.
 Completion of the PRWID waste water survey and submission to PRWID.
 Submission of final building plans to Price City Building Department for plan review and

completion of all construction under the auspices of a Price City Building Permit.
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DATE: JULY 29, 2015

TO: PRICE CITY PLANNING & ZONING COMMISSION

FROM: NICK TATTON, PRICE CITY

RE: CUP - USED CAR SALES LOT

Please find attached a Conditional Use Permit (CUP) application submitted by Kevin Norried for
a used car sales lot called Angel Auto Mart to be located at 441 East 100 North within the
Commercial 1 (C-1) zoning district. The general land use evaluation criteria is detailed in
Section 11.1 of the Price City Land Use Management and Development Code (Code), the
specific land use evaluation criteria/land use checklist is in Section 11.1.m of the Code. The land
use, motor vehicle dealers, is considered permitted based on Section 11.3.4.35 of the Code and
the sales lot itself and the temporary surfacing is a conditional use. Temporary uses, including
the parking lot surfacing may be authorized under Section 1.123.274 of the code. Permanent
hard surfacing of the sales lot is required based on Section 6.7.1.1 of the Code. Associated retail
sales, considered ‘Retail sales of auto parts; non-mechanical installations and repairs’ is a
permitted land use based on Section 11.3.4.1.5 of the Code. This type of sales and repairs would
be limited to small items such as seat covers, mats, headlights, air freshener’s, etc.

It is the recommendation of staff to discuss the land use and operation thoroughly with the
applicant to ensure understanding of the conditions of approval and the mitigation of any
potential negative impacts to the neighborhood based on the land use. The restriction of service
and maintenance at the site should be specifically addressed with the applicant.

RECOMMENDED MOTION(S):
1. Move to recommend the Price City Council provide final approval of a Conditional Use

Permit (CUP) for the land use of motor vehicle sales, for a business called Angel Auto
Mart, as applied for by Kevin Norried, to be located at 441 East 100 North within the
Commercial 1 (C-1) zoning district, based on the general land use evaluation criteria in
Section 11.1 of the Price City Land Use Management and Development Code (Code), the
specific land use evaluation criteria/land use checklist in Section 11.1.m of the Code, the
permitted land use of Motor Vehicle Dealer in Section 11.3.4.35, the permitted land use
of Retail sales of auto parts; non-mechanical installations and repairs based on Section
11.3.4.1.5 of the Code, and subject to the following conditions of approval:

a. Obtain and maintain a valid Price City Business License including all State of
Utah licensing and bonding requirements for auto dealers finding that properly
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licensed and bonded auto dealers protect the financial interests of the customers in
the community.

b. Development of the site consistent with the site plan presented with the
Conditional Use Permit and subject to the following conditions and elements:

i. Lot and area lighting to be angled, shielded and/or on timers to prevent
light transference to neighboring residential properties. All exterior
lighting to be LED fixtures.

ii. Garbage dumpster to be placed in a dumpster enclosure with gates and
situated to allow regular service to prevent wind scatter of garbage,
rubbish or debris.

iii. No on-street parking or parking of display vehicles outside of the sales lot.
iv. Maintain a minimum of five (5) parking spaces for employees and

customers in off street locations, including ADA access spaces.
v. Sight obscuring fencing to be installed and/or maintained on the east,

north and west sides of the subject property.
vi. Installation of a minimum of 5% of the site area in landscaping. Water

wise installations required.
c. Development of a storm water management plan and submission of the plan to the

Price City Engineer for review and concurrence finding that properly managed
storm water flows prevent flooding and the destruction of property.

d. Signage to be installed only upon review and approval by the Price City Planning
Department finding that properly reviewed and approved commercial signage
promotes consistency in the community, increases commercial activity and is
consistent with the Price City General Plan.

i. Signage representing any prior business or land use to be removed.
e. Completion of building renovations and remodeling, if any, under the auspices of

a Price City building permit finding that properly permitted and inspected
commercial building renovations protect the health, safety and welfare of the
community.

i. Safety inspection of current building by the Price City Building Inspector
and Price City Fire Chief and compliance with any building safety
recommendations stemming from the inspections finding that safety
inspections serve to protect the health, safety and welfare of the
community.

f. No other land uses authorized, including service and/or maintenance of vehicles at
the location finding that an evaluation of and/or installation waste water
protection systems including grease trap and sampling manhole may be required.

i. Additional or related land uses shall require an amendment to the
Conditional Use Permit.

g. No conditions at the site or structure that violation the Price City Property
Maintenance Code finding that properly maintained properties and structures
protect area property values.

2. Move to acknowledge that the applicant, applicants’ agents and representatives are aware
of the conditions of approval, understand the conditions of approval and intend to comply
with the conditions of approval.















































Angel Auto Mart
Kevin Norried

441 East 100 North
Commercial 1 (C-1) Zoning District



ACKNOWLEDGEMENT AGREEMENT FOR CONDITIONS OF LAND USE AS REQUIRED BY THE PRICE CITY
PLANNING AND ZONING COMMISSION AND AS AGREED TO BY THE LAND USE APPLICANT FOR A MOTOR
VEHICLE SALES LAND USE LOCATED AT 441 EAST 100 NORTH WITHIN THE COMMERCIAL 1 (C-1) ZONING

DISTRICT

Purpose: the purpose of this agreement is to establish the terms and conditions of an agreement between Price City and Angel Auto
Mart, Kevin Norried, regarding the conditions of land use associated with A MOTOR VEHICLE SALES LAND USE LOCATED
AT 441 EAST 100 NORTH WITHIN THE COMMERCIAL 1 (C-1) ZONING DISTRICT as it is associated with Angel Auto
Mart, Kevin Norried.

Parties: this agreement is made by and between Price City (City), 185 East Main Street, Price, Utah 84501 and Angel Auto Mart,
Kevin Norried, (Applicant), for the property located at 441 East 100 North.

Term: the term of this agreement commences on AUGUST 10, 2015 and will perpetually run with the land unless terminated based
on a change of use or other performance or compliance factors as outlined in the Price City Land Use Management and Development
Code (Code). This contract is further subject to compliance with all Code requirements and other state, federal or local permitting.

The parties identified above hereby agree to the following:

Applicant Shall:
 Obtain and maintain a valid Price City Business License including all State of Utah licensing and bonding requirements for auto

dealers finding that properly licensed and bonded auto dealers protect the financial interests of customers in the community.
 Development of the site consistent with the site plan presented with the Conditional Use Permit and subject to the following

conditions and elements:
o Lot and area lighting to be angled, shielded and/or on timers to prevent light transference to neighboring residential

properties. All exterior lighting to be LED fixtures.
o Garbage dumpster to be placed in a dumpster enclosure with gates and situated to allow regular service to prevent wind

scatter of garbage, rubbish or debris.
o No on-street parking or parking of display vehicles outside of the sales lot.
o Maintain a minimum of five (5) parking spaces for employees and customers in off street locations, including ADA access

spaces.
o Sight obscuring fencing to be installed and/or maintained on the east, north and west sides of the subject property.
o Installation of a minimum of 5% of the site area in landscaping. Water wise installations required.

 Development of a storm water management plan and submission of the plan to the Price City Engineer for review and concurrence
finding that properly managed storm water flows prevent flooding and the destruction of property.

 Signage to be installed only upon review and approval by the Price City Planning Department finding that properly reviewed and
approved commercial signage promotes consistency in the community, increases commercial activity and is consistent with the
Price City General Plan.

o Signage representing any prior business or land use to be removed.
 Completion of building renovations and remodeling, if any, under the auspices of a Price City building permit finding that properly

permitted and inspected commercial building renovations protect the health, safety and welfare of the community.
o Safety inspection of current building by the Price City Building Inspector and Price City Fire Chief and compliance with

any building safety recommendations stemming from the inspections finding that safety inspections serve to protect the
health, safety and welfare of the community.

 No other land uses authorized, including service and/or maintenance of vehicles at the location finding that an evaluation of and/or
installation waste water protection systems including grease trap and sampling manhole may be required.

o Additional or related land uses shall require an amendment to the Conditional Use Permit.
 No conditions at the site or structure that violation the Price City Property Maintenance Code finding that properly maintained

properties and structures protect area property values.


Price City Shall:
 Authorize the land use contemplated herein and under the terms and conditions set forth as indicated.

SIGNED THIS _____ DAY OF _________, 20____.

Price City

By Robert Oliver, Planning Commission Chair

Applicant:

Kevin Norried

ATTEST:

Sherrie Gordon, City Recorder



T H I S P E R M I T I S H E R E B Y A P P R O V E D F O R :

C O N S I S T E N T W I T H T H E T E R M S , C O N D I T I O N S A N D R E Q U I R E M E N T S S E T F O R T H
B Y T H E P R I C E C I T Y P L A N N I N G A N D Z O N I N G C O M M I S S I O N , T H E P R I C E C I T Y

C O U N C I L A N D T H E P R I C E C I T Y L A N D U S E M A N A G E M E N T A N D D E V E L O P M E N T
C O D E .

A L A N D U S E O F : M o t o r V e h i c l e
S a l e s , L o c a t e d a t 4 4 1 E a s t 1 0 0

N o r t h , W i t h i n t h e C o m m e r c i a l 1 ( C - 1 )
Z o n i n g D i s t r i c t

Signature Date

C O N D I T I O N A L U S E P E R M I T
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DATE: JULY 30TH, 2015

TO: PRICE CITY PLANNING AND ZONING COMMISSION

FROM: NICK TATTON, PRICE CITY

RE: CUP – K&S CUSTOM AUTOMOTIVE

Please find attached a Conditional Use Permit (CUP) application submitted by Melvin K. Parrish
for a new business called K&S Custom Automotive to be located at 294 South Carbon Avenue
within the Commercial 1 (C-1) zoning district. The general evaluation criteria for the land use is
in Section 11.1 of the Price City Land Use Management and Development Code (Code), the
specific land use evaluation criteria/land use checklist is in Section 11.1.m of the Code. The land
use, Automotive Repair and Service is a Conditional Use in the C-1 zone district and is listed in
Section 11.3.5.6 of the Code.

The primary matter to discuss with the applicant is the nature of the repair work to be completed
at the location. All activity performed at the location must be restricted to no work that includes
oils, solvents or other potential contaminants to the waste water system as, reportedly, there is
not a grease trap and sampling manhole at the location. All work completed must be of the “bolt
on” type as indicated in the application. Staff has discussed the restriction with the applicant.

RECOMMENDED MOTION(S):
1. Move to recommend the Price City Council provide final approval for a Conditional Use

Permit (CUP) for a business called K&S Custom Automotive, as applied for by Melvin
K. Parrish, to be located at 294 South Carbon Avenue within the Commercial 1 (C-1)
zoning district, based on the general evaluation criteria listed in Section 11.1 of the Price
City Land Use Management and Development Code (Code), the specific land use
evaluation criteria/land use checklist is in Section 11.1.m of the Code, the conditional
land use, Automotive Repair and Service, listed in Section 11.3.5.6 of the Code, and
subject to the following conditions of approval:

a. No service work that involves oils, solvents or other potential contaminants to the
public waste water system finding that no approved grease trap or sampling
manhole is present at the site.

i. Alternate: Upon inspected installation of a qualified grease trap and
sampling manhole an amended scope of work for the site may be
considered.

b. No outdoor storage or display of work in progress finding that Carbon Avenue is
a primary community corridor and the aesthetic condition of properties is a
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priority on the corridor and restricted outdoor storage is consist with the Price
City General Plan.

i. Alternate: An optional site plan may be submitted to the Price City
Planning Department for consideration and approval for screened/fenced
work in progress locations.

c. Installation of a garbage dumpster within a dumpster enclosure and service of the
dumpster at a frequency that prevents accumulation of garbage, rubbish and
debris finding that properly located and serviced dumpsters mitigate the potential
for wind scatter of garbage, rubbish and debris.

d. Inspection of the property by the Price City Building Inspector and Price City Fire
Chief for safety and compliance with all safety recommendations stemming from
the inspections finding that property inspected commercial locations protect the
health, safety and welfare of the community.

e. Installation of business signage as indicted in CUP application only finding that
reviewed and approved business signage promotes consistency in the community
and is consistent with the Price City General Plan.

f. No conditions at the property or structure that violate the Price City Property
Maintenance Code finding that property maintained properties and structures
protect area property values.

2. Move to acknowledge that the applicant, applicants agents and representatives, are aware
of the conditions of approval, understand the conditions of approval and intend to comply
with the conditions of approval.



K&S Custom Automotive
Melvin K. Parrish

294 South Carbon Avenue
Commercial 1 (C-1) Zoning District



































ACKNOWLEDGEMENT AGREEMENT FOR CONDITIONS OF LAND USE AS REQUIRED BY THE PRICE
CITY PLANNING AND ZONING COMMISSION AND AS AGREED TO BY THE LAND USE APPLICANT

FOR AN AUTOMOTIVE REPAIR AND SERVICE FACILITY LOCATED AT 294 SOUTH CARBON AVENUE
WITHIN THE COMMERCIAL 1 (C-1) ZONING DISTRICT

Purpose: the purpose of this agreement is to establish the terms and conditions of an agreement between Price City and
MELVIN K. PARRISH, K&S CUSTOM AUTOMOTIVE, regarding the conditions of land use associated with AN
AUTOMOTIVE REPAIR AND SERVICE FACILITY LOCATED AT 294 SOUTH CARBON AVENUE WITHIN
THE COMMERCIAL 1 (C-1) ZONING DISTRICT as it is associated with MELVIN K. PARRISH, K&S CUSTOM
AUTOMOTIVE.

Parties: this agreement is made by and between Price City (City), 185 East Main Street, Price, Utah 84501 and MELVIN
K. PARRISH, K&S CUSTOM AUTOMOTIVE, (Applicant), for the property located at 294 SOUTH CARBON
AVENUE.

Term: the term of this agreement commences on AUGUST 10TH, 2015 and will perpetually run with the land unless
terminated based on a change of use or other performance or compliance factors as outlined in the Price City Land Use
Management and Development Code (Code). This contract is further subject to compliance with all Code requirements
and other state, federal or local permitting.

The parties identified above hereby agree to the following:

Applicant Shall:
 No service work that involves oils, solvents or other potential contaminants to the public waste water system

finding that no approved grease trap or sampling manhole is present at the site.
 Alternate: Upon inspected installation of a qualified grease trap and sampling manhole an amended scope of

work for the site may be considered.
 No outdoor storage or display of work in progress finding that Carbon Avenue is a primary community corridor

and the aesthetic condition of properties is a priority on the corridor and restricted outdoor storage is consist with
the Price City General Plan.

 Alternate: An optional site plan may be submitted to the Price City Planning Department for consideration and
approval for screened/fenced work in progress locations.

 Installation of a garbage dumpster within a dumpster enclosure and service of the dumpster at a frequency that
prevents accumulation of garbage, rubbish and debris finding that properly located and serviced dumpsters
mitigate the potential for wind scatter of garbage, rubbish and debris.

 Inspection of the property by the Price City Building Inspector and Price City Fire Chief for safety and
compliance with all safety recommendations stemming from the inspections finding that property inspected
commercial locations protect the health, safety and welfare of the community.

 Installation of business signage as indicted in CUP application only finding that reviewed and approved business
signage promotes consistency in the community and is consistent with the Price City General Plan.

 No conditions at the property or structure that violate the Price City Property Maintenance Code finding that
property maintained properties and structures protect area property values.

Price City Shall:
 Authorize the land use contemplated herein and under the terms and conditions set forth as indicated.

SIGNED THIS _____ DAY OF _________, 20____.

Price City

By Robert Oliver, Planning Commission Chair

Applicant:

MELVIN K. PARRISH, K&S CUSTOM
AUTOMOTIVE

ATTEST:

Sherrie Gordon, City Recorder
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